
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 1 August 2017
___________________________________________________________________

Application No.: 17/0259/PA

Proposal: Development of 30 no. affordable housing units
 
Location: Land adjacent to Pen Wallis, Fishguard, Pembrokeshire 

SA65 9HX

Applicant: Tai Wales and West Housing
___________________________________________________________________

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT IS A FULL 
PLANNING APPLICATION FOR RESIDENTIAL DEVELOPMENT OF 30 
DWELLINGS (PARAGRAPH 1(a) OF THE SCHEME OF DELEGATION)

1. Recommendation

1.1 It is recommended that the application be APPROVED subject to the following 
conditions:

 Standard time period for implementation
 Construction of the access and associated work
 Construction Environmental Management Plan
 Translocation of the Badger sett
 Lighting
 Landscaping scheme

___________________________________________________________________

2. Main Issues

2.1 The main issues raised by this application are:
 Whether the principle of development is acceptable (Policies SP 1, SP 

12, SP 13, SP 14 and GN.26);
 Whether a suitable design and layout can be achieved that will deliver 

good quality development (Policies GN.1, GN.2, and GN.34);
 Whether the proposed development raises issues with regards to 

residential amenity (Policy GN.1); and
 Whether the proposed access and drainage is acceptable (Policy GN.1).

3. Description of site
 

3.1 The application site is located on the southern perimeter of Fishguard where 
the urban area gives way to countryside above the town.  The area to the north 



is characterised by modern residential development, interspersed with some 
older residential properties, and the area to the south consists of open 
agricultural grazing land with many high hedgebanks.  There are extensive 
views north towards the coast.

3.2 The application site covers 1.52 hectares (3.76 acres) and consists of the 
northern section of three large rectangular agricultural grazing fields, divided by 
mature hedgebanks.  The hedgebanks are significantly eroded to the west and 
there is a lack of tree cover throughout.  The fields slope to the north and the 
land is steep in places.  To the east is a minor rural road, Pen Wallis (road no. 
W2017), which is approximately 2 metres below the site beyond a small area 
of unkempt land and an informal parking space.

4. Proposal

4.1 The site would be developed for 30 no. affordable residential units with access 
off Pen Wallis.  The access would run east-west through the site, with minor 
side roads, and would terminate in a turning head.  Due to the topography of 
the site, there would be a significant amount of groundworks relating to levels, 
with battered embankments along the southern perimeter of the site, along the 
northern section of the access road and along the northern boundary of the site.  
Notwithstanding the topography, the road has been designed such that, at the 
access point, the road would not exceed a gradient of 1:10 and the majority of 
the main access route would not be greater than a gradient of 1:50.  The side 
road running north would not exceed a gradient of 1:20.  There would also be 
embankments along the eastern section of the site, sloping down to Pen Wallis.  
Sections of two existing hedgebanks, which run north-south through the site, 
would be removed or translocated.  There would be a minor access lane to land 
to the west.

4.2 The residential units would be mixed throughout with regard to the number of 
bedrooms per house, and would consist of the following:

 5 no. three person two bedroom bungalows
 6 no. two person one bedroom flats
 12 no. four person two bedroom houses
 7 no. five person three bedroom houses

The four units at the front of the site would be single storey semi-detached 
dwellings but the remainder of the properties would be two storey dwellings.  
Four units would be on a split level, namely the units would have a single storey 
on one elevation and two storey on the other elevation, due to differences in 
ground levels.  Two units would be a hybrid of a single storey unit and a two 
storey unit.  The properties would have a mixture of rendered elevations, with a 
light palate of colours such as cream and light blue, and brick elevations, albeit 
that the majority (approximately two thirds) would be rendered.  The properties 
would have symmetrical elevations, with upvc windows, composite doors and 
dark grey concrete roof tiles above.  There would be solar panels on all the 
roofs.



4.3 Each property would have its own dedicated amenity space of a rear lawn 
enclosed with 1.8 metres high close board fencing and, around the majority of 
the site, retaining walls to the rear.  There would be dedicated car parking 
spaces with block paving to the front of each property with garden planting.

4.4 There would be a significant amount of landscaping throughout the site and this 
would include a number of small separate open spaces.  The landscaping 
would include new entrance planting on Pen Wallis, groundcover planting on 
the battered banks and retaining walls, new turf planting on areas of public 
open space, an avenue of trees of pin oak (Quercus palustris), beech (Fagus 
sylvatica) hedging and additional tree planting of rowan (Sorbus acuparia) 
throughout the development.  The landscaping has been designed to require a 
low maintenance regime.

4.5 The western field would remain undeveloped for housing.  A small section of 
the western end of this field, however, would be developed for an artificial 
badger sett.

5. Planning History

5.1 Prior to the submission of this application, a statutory consultation process was 
undertaken and a Pre-Application Consultation Report was produced.  This 
states that comments made by the general public and interested parties on the 
proposed scheme were addressed and minor changes to the highway layout 
were made.

5.2 There is no other relevant planning history for the site from the recent past.

6. Evaluation

Whether the principle of development is acceptable

6.1 Policy SP 1 (Sustainable Development) states that all development proposals 
must demonstrate how positive economic, social and environmental impacts 
will be achieved and adverse impacts minimised.  The positive social impacts 
would be the provision of additional affordable housing in the County and the 
site’s development would have positive economic impacts during the 
construction period.  There would be environmental impacts associated with 
the development and these are discussed below.  It is considered that the 
proposed development would be in accord with policy SP 1.

6.2 The site is outside the settlement boundary for Fishguard as defined by the 
proposals map that accompanies the Local Development Plan (LDP) for 
Pembrokeshire.  Policies SP 12 (The Settlement Hierarchy) and SP 13 
(Settlement Boundaries) identify Fishguard as a Hub Town in the settlement 
hierarchy and settlement boundaries define the areas within which 
development opportunities may be appropriate.  The supporting text states that 
in some cases there will be justification for an edge-of-settlement location for 
development.  Policy SP 14 (Hub Towns) states that within Fishguard 
development will encourage sustainable communities by promoting, amongst 



other things, development in locations which support and reinforce the roles of 
the towns.  The supporting text also states that some development can take 
place where it is well-related to a settlement boundary, for example affordable 
housing on exception sites.

6.3 Policy GN.29 (Exception Sites for Local Needs Affordable Housing) states, 
amongst other things, that local needs affordable housing will be permitted in 
exceptional circumstances on land that would not otherwise be released for 
housing.  The criteria for these exceptional circumstances are:

1. The site is within or immediately adjoining a settlement boundary.  The 
proposal concurs with this requirement as it immediately adjoins the 
settlement boundary of Fishguard.

2. A local need for affordable housing has been identified.  The County Council 
produced a Local Housing Marketing Assessment in 2014, which is currently 
under review.  This identified a need for one and two bedroom properties 
but with a limited demand for four and five bedroom properties.  The current 
scheme comprises 

 5 no. two bedroom bungalows
 6 no. one bedroom flats
 12 no. two bedroom houses
 7 no. three bedroom houses

The majority of the proposed housing (23 units out of 30 units, namely 76%) 
would accord with the requirement identified in the Local Housing Marketing 
Assessment.  Only 7 units (approximately 23%) would be larger than the 
identified requirement, with 3 bedrooms per unit rather than two bedrooms.  
However, the Combined Housing Register shows 8 households in current 
(January 2017) need for 3 bedroom properties.  The Council’s Housing 
Strategy Manager has indicated that, with developments of social housing 
commensurate with the size of the current application site, consideration 
needs to be given to the sustainability of the community that would be 
created.  The inclusion of the 3 bedroom properties would allow households 
the opportunity in smaller properties on the development whose needs 
change over time to move to larger properties as appropriate.  As such, it is 
considered that the proposed housing mix is acceptable.

3. The community in which the site is located is adequately served with 
facilities to support the proposed development.  The proposed development 
at this location would accord with this requirement.

4. All the benefits of the affordable housing provision, built for the exclusive 
occupation of local people in need of affordable homes, will pass to the 
initial and all subsequent occupants.  The applicant, Tai Wales and West 
Housing, is a Registered Social Landlord and the landowner is 
Pembrokeshire County Council.  A legal agreement, therefore, under 
Section 106 of the Town and Country Planning Act 1990 would not be 
required to ensure the future affordability of the development.    All lets 



would be subject to the ChoiceHomes@Pembrokeshire allocation policy to 
which all social landlords in Pembrokeshire are subject to and which 
prioritises Pembrokeshire residents.  

6.4 With regard to other housing allocations in the LDP, Policy GN.27 (Residential 
Allocations) identifies three sites for housing in Fishguard and Goodwick:

Housing 
allocation

Site reference Minimum 
number 
of units

Area 
(ha)

Indicative 
affordable 
housing

1 Maesgwynne 
Farm

HSG/034/00215 399 13.24 10%

2 East of 
Maesgwynne

HSG/034/00165 24 0.81 10%

3 Old Infants 
School

HSG/034/LDP/01 21 0.7 10%

6.5 With regard to site (1) above, outline planning permission for residential 
development was granted on 17 October 2011 (Council reference no. 
07/1454/PA).  This consent was subsequently renewed on 19 August 2016 
(Council reference no. 14/0070/PA) but to date no application for the approval 
of reserved matters has been submitted.  There is an application for residential 
development on the majority of site (2) above, also at Maesgwynne, that is 
currently awaiting determination (Council reference no. 09/0724/PA).  No 
applications have been submitted with regard to site (3).

6.6 Pembrokeshire County Council published the Joint Housing Land Availability 
Study (JHLAS) in November 2016.  This identifies only five of the allocated 
units at Maesgwynne (site (1) above) as potentially coming forward for 
development within the next five years.  The majority of the site (some 312 
units) is identified as only coming forward for development after a period of five 
years.  On this basis, it is clear that the housing construction in Fishguard is 
currently operating at a very low level.

6.7 It is considered that the proposed development accords with the requirements 
of policies SP 1, SP 12, SP 13 and SP 14 with regard to the need to locate 
sustainable residential development at Hub towns such as Fishguard.  Having 
regard to the low level of housing development in the town identified in the 
JHLAS, it is appropriate to consider other sites for development and, as such, 
the application site accords with locational criteria for affordable housing 
identified in policy GN.29.

Whether a suitable design and layout can be achieved that will deliver 
good quality development

6.8 Policy GN.1 (General Development Policy) contains a number of criteria to 
evaluate applications.  Criterion 1 states that development will be permitted 
where the nature, location, siting and scale of the proposed development is 
compatible with the capacity and character of the site and the area within which 
it is located.



6.9 Policy GN.26 (Residential Development) states, amongst other things, that new 
homes on sites of 0.10 hectares and above will be built at a density of at least 
25 dwellings per hectare, rising to at least 30 dwellings per hectare on sites in 
towns.  It adds that in exceptional circumstances evidence of infrastructure or 
physical constraints may justify a lower density.

6.10 The site area is 1.52 hectares (3.76 acres), however, this includes an area of 
land to the west that would not be subject to residential development.  The site 
that would be developed covers approximately 1.0 hectare (2.47 acres) and 
thus, with 30 units proposed, this would equate to a housing density of 
approximately 30 units per hectare.  This is an acceptable density of 
development and would be in accord with the policy requirements of policy 
GN.26.  In addition, there are topographical constraints to development that 
would inhibit a higher density, for example the large areas of land along the 
northern and southern perimeters that are required for ground level works and 
associated landscaping.

6.11 The proposed scheme consists of semi-detached units with dedicated amenity 
areas and parking.  They would be accessed off the main spine road with two 
side roads.  The topography of the site would be significantly altered, with the 
southern part of the site cut into the hillside.  There would be a drop of 
approximately 4 metres in places between the remaining fields to the south and 
the adjoining finished floor levels on plots 1 to 13A of the proposed 
development.  Similarly, along the northern section of the application site the 
land would be raised.  There would, therefore, be a drop of up to approximately 
6 metres in places between finished floor levels on plots 19 to 25 of the 
proposed development and land to the north, which is already at a much lower 
level.  Within the site itself, the access road has been designed such that, at 
the access point, the road would not exceed a gradient of 1:10 and the majority 
of the main access route would not exceed a gradient of 1:50.  The side road 
running north would not exceed a gradient of 1:20.  

6.12 There would be a significant amount of landscaping with the proposed 
development.  This would include entrance planting, groundcover planting on 
battered embankments, areas of open space with new turf planting, an avenue 
of trees, beech hedging and tree planting throughout.  The areas of open 
space would also be immediately adjoining the access road and areas of hard 
surfacing would be minimised.  The proposed landscaping scheme would 
create an attractive environment.  The Council Landscape Officer does not 
object to the scheme subject to a condition concerning the landscaping on the 
perimeter of the access road.

6.13 The design and siting of the properties are attractive, with a range of features 
to enhance the appearance of the development.  The properties would be 
orientated towards the access road, they would have symmetrical elevations 
with pitched roofs above of grey / black roof tiles.  A distinctive feature of the 
development would be the mixture of rendered elevations, with a light palate of 
colours such as cream and light blue, with some contrasting brick elevations.  
The scale, form and appearance of the dwellings would complement the 



character and appearance of the residential development which surrounds the 
site and would result in a development that is appropriate to its context. The 
development thus accords with the requirements of policies GN.1 and GN.2 
(Sustainable Design) of the LDP in this respect.

6.14 With regard to public open space, there would be a number of small areas 
throughout the development which the agent has calculated would cover an 
area of 584 square metres.  This would include four larger areas (adjoining plot 
10, plot 12, plot 20 and plot 26) which would provide a total area of 375 square 
metres.  The dwellings in close proximity would offer an element of natural 
surveillance to the benefit of the users and despite the modest dimensions of 
the open spaces, their central locations would result in the open spaces being 
well located for use by surrounding residents.

6.15 Policy GN.34 (Protection and Creation of Outdoor Recreation Areas) states, 
amongst other things, that new outdoor recreation areas will be permitted 
where it is well located to serve community needs, it is of appropriate size, 
design and form to meet the needs of the people it is intended to serve, and 
provision is made for the future management and maintenance of the site.  The 
Council’s Supplementary Planning Guidance on Planning Obligations, in 
relation to open spaces, requires on-site areas of informal open space of 400 
square metres on development sites over a threshold of 33 dwellings.  The 
proposed development, at 30 dwellings, would be below this threshold.  The 
pro-rata requirement on the application site would be 364 square metres, albeit 
that it would not be provided as one contiguous area.  The proposed open 
spaces, however, would be at central locations on the development, they would 
be managed by a Registered Social Landlord and they would form part of a 
well-designed landscape scheme.  In addition, the recreational area known as 
St Mary’s Field is located to the north west at a distance of approximately 400 
metres from the entrance to the proposed development.  As such, it is 
considered that the proposed open space provision would be in accord with 
policy GN.34.

Whether the proposed development raises issues with regards to 
residential amenity

6.16 The layout of the proposed development is such that there are sufficient 
separation distances between the proposed dwellings and adjoining properties 
to the north and east to ensure that a satisfactory level of residential amenity is 
provided.  Furthermore, given the topography, landscaping and distances 
between properties, there should be no adverse effect on amenity as a result of 
overlooking or properties having on overbearing nature.  As such the scheme 
complies with the relevant requirements of policy GN.1 in this regard.

Whether the proposed access and drainage is acceptable

6.17 The access would be from the east off Pen Wallis, offset from an access to 
Bryn Llewellyn to the east.  After an initial incline the main access road would 
have a shallow gradient throughout the site.  The roads have been designed to 
adoptable standards with 5.5 metre wide carriageways and 1.8 metre wide 



service strips and/or pavements.  There would be two parking bays per unit 
and one parking bay per flat plus two visitor parking bays.  The Head of 
Highways and Construction does not object to the application subject to 
conditions on any decision notice concerning the highway construction 
specification.

6.18 Foul water drainage from the site would connect into the existing public mains 
sewer to the north whilst surface water drainage would be attenuated through 
surface water drainage facilities and attenuation tank storage.  The Council 
Drainage Engineer, Natural Resources Wales (NRW) and Dŵr Cymru Welsh 
Water do not object to the application.  It is considered that the proposed 
surface and foul water drainage measures would comply with the requirements 
of criteria 7 and 8 of policy GN.1 and criterion 3 of policy GN.2 (Sustainable 
Development).

Other matters

Historic environment

6.19 Policy GN.38 (Protection and Enhancement of the Historic Environment) seeks 
specifically to protect or enhance sites and landscapes of historic merit or 
archaeological importance.

6.20 Dyfed Archaeological Trust (DAT) commented that the site is located in an 
area where the strip field system, a characteristic form of land arrangement 
from the medieval period, is preserved in existing field boundaries.  However, 
due to the local topography, the preservation of the linear line of the field 
system within the design of the development is not feasible.  DAT also note, 
however, that the archaeology has already been preserved by record, through 
cartographic and aerial photographic sources.  As such DAT recommend that 
no further action is required to protect historic environment interests and do not 
object to the development.  As such, it is considered that the development 
would accord with the requirements of Policy GN.38 (Protection and 
Enhancement of the Historic Environment).

Biodiversity

6.21 Policy GN.37 (Protection and Enhancement of Biodiversity) states, amongst 
other things, that all development should demonstrate a positive approach to 
maintaining and, wherever possible, enhancing biodiversity.  Development that 
would disturb or otherwise harm protected species or their habitats will only be 
permitted in exceptional circumstances where the effects are mitigated through 
appropriate measures.

6.22 The agent has submitted an updated ecological survey of the site that 
identifies, amongst other things, that there are Badger setts on site and that 
bats are present in the area.  The impact of the development, however, would 
be mitigated by the construction of an artificial Badger sett on the site to the 
west of the proposed residential development and bat tubes would be included 
on the proposed residential units.  These can be secured by condition on any 



decision notice.  The Council Ecologist does not object to the application 
subject to a condition on lighting, having regard to the presence of bats in the 
area.  As such, it is considered that the development would be in accord with 
the requirements of policy GN.37

Infrastructure contributions

6.23 Policy GN.3 (Infrastructure and New Development) states, amongst other 
things, that where development generates a directly related need for new or 
improved infrastructure, services or community facilities, this must be funded 
by the development.  As the site would be developed, however, by a 
Registered Social Landlord to provide affordable housing, it is considered 
inappropriate to request infrastructure contributions.

Mineral resources

6.24 The site is located within an area identified in the LDP as underlain by 
limestone. Policy GN.22 (Prior Extraction of the Mineral Resource) states that 
where new development is permitted, prior extraction of any economic 
reserves must be achieved where appropriate. There is no evidence that the 
reserves are presently economic and given their extent, it is considered that 
the potential mineral resource would not be impacted to any significant extent 
and the proposal would not conflict with the objectives of policy GN.22. 

Construction

6.25 In the event that planning permission is granted, a Construction Environmental 
Management Plan (CEMP) would be required to be approved by condition to 
include such matters as working hours and pollution control (including noise 
and dust) as well as details of the location of site accommodation, due to the 
proximity of existing residential property.  As such, the proposal would accord 
with the requirements of policy GN.1 (General Development Policy) concerning 
health and safety.

Representations

6.26 Representations received have raised a number of relevant issues.  These 
have, however, been addressed in the preceding sections of this report.  With 
regard to the impact of the proposal on property value, this is not a material 
planning consideration.

Conditions

6.27 A number of planning conditions are necessary to ensure the appropriate 
implementation of the development.  These concern the implementation of the 
permission, highway matters, landscaping and nature conservation.  These 
conditions are reasonable and necessary, and accord with the tests laid down 
in Welsh Government Circular 016/2014: The Use of Planning Conditions for 
Development Management.



Conclusion

6.28 It is considered that the development proposes an acceptable density of 
development together with an acceptable layout. The designs of the dwellings 
reflect the surrounding development and results in a development that would 
integrate appropriately within its context. The access arrangements are 
acceptable.

6.29 In reaching a recommendation, regard has been given to the requirements of 
sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 
is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities.
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A.1.2 Other Material Considerations/ Weight Attached

Planning Policy Wales (Edition 9) 

Significant weight

A.2 Consultation Responses

A.2.1 Head of Highways and Construction

Highways

Conditional approval

Drainage

No adverse comments

A.2.2 Natural Resources Wales

No objection

A.2.3 Dŵr Cymru Welsh Water

Conditional approval

A.2.4 Head of Public Protection

Conditional approval

A.2.5 Council Ecologist

Conditional approval

A.2.6 Council Landscape Officer

Conditional approval

A.2.7 Dyfed Archaeological Trust

No further action

A.2.8 Fishguard and Goodwick Town Council

Support subject to suitable drainage, no overlooking and sequential 
approach to development

A.2.9 Representations

Three letters of objection have been received and the following issues 



have been raised:

 Highway safety and traffic generation
 Drainage
 Impact on services in Fishguard (education and medical 

services)
 Lack of local employment
 Reference to objections to the scheme at the pre-application 

public consultation stage
 Property values

___________________________________________________________________

Background Documents:
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team).

 Consultation replies from the Head of Highways and Construction (Highways and 
Drainage), Natural Resources Wales, Dŵr Cymru Welsh Water, Head of Public 
Protection, Council Ecologist, Council Landscape Officer, Dyfed Archaeological 
Trust and Fishguard and Goodwick Town Council

 Three letters of representation

___________________________________________________________________


